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   A visual symbol of a city in modern Japan as well as in Western countries is the 
concentration of the tall and large  ferro-concrete buildings in civic centers, which 
is embodied in the skyline they make. Japanese houses built of wood by traditional 
architecture are usually only one or two storeys high. The  ferro-concrete 
architecture which was imported from Europe made possible to construct three 
and more storied buildings. Nowadays such are the largest buildings in many of 
Japanese towns and cities taking the place of the castles in feudal age, although 
they are not quite so large as those in  'Western cities, for their height has been 
restricted to be less than 31 metres by the Buildings Standard Law from the view 
point of prevention of  disaster from the earthquakes. 
   The number of the skyscrapers increased since the end of the Second World 
War, especially since about 1950 not only in such giant cities as Tokyo, Osaka and 
Nagoya but also in the local cities of middle and small size. What accelerated 
the construction of the skyscrapers seems the rapid growth of "white industry" 
as emphasized by Prof. J. Gottman, and accumulation of capital in Japan as a 
whole. But, needless to say, there is a wide range in the number and volume of 
the large buildings and the scale of the skylines among the cities reflecting their 
sizes and functions. In this paper, the author intended to explain how the number, 
measure of capacity, function and character of the large  ferroconcrete buildings 
variate in four cities with different population and of different grades in the 
hierarchy of cities, and to interpret their location in the city structure. For this 
purpose, the author selected Sendai, Yamagata, Tsuruoka and Furukawa for the 
case studies. There is a wide variation in their populations in spite of their 
alikness in occupational structure (table 1). The cities with specialized functions 
such as manufacturing, mining and so on were intentionally excluded. It was 
already ascertained by Prof. T.  Noll and others that these four cities belong to 
different classes in the city hierarchy in Tohoku; Sendai is a central city in 
Tohoku as a whole, Yamagata is that of the whole Yamagata prefecture, Tsuruoka 
is that of a district of about one fifth of Yamagata prefecture and Furukawa is the 
center of a district more limited in area. 
   As no published official or private data were avilable about the number, 
measure of capacity, use, ownership and location of large buildings in these cities,
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Source  : 1965  Popu'ation Census of Japan
the author collected the informations by means of field sruvey in these cities, in 
which he collected them from his observations and hearing from the owners or users 
of large buildings. In this paper, the height of buildings are presented by the 
number of storeys for convenience sake disregarding the fact that there is some 
variation in height among the buildings with same number of  storeys; e.g. the 
buildings of the banks and the department stores are commonly taller than those 
of the offices and the apartment houses, even if they have the same storeys. 
Besides, the number of storeys of the ground floor is not included in the building 
height in this paper. The large buildings with three and more storeys in Tsuruoka 
and Furukawa, those with four and more storeys in Yamagata and those with six 
and more storeys were taken into account in due consideration of city size, for the 
height of buildings which contribute to characterize the urban landscape is not 
equal among the cities of various size. 
I. Number of Large Buildings and their Ownership 
   (1) Number of large buildings 
   The number of large buildings in the four cities differs reflecting the city size as 
is indicated in Table 2, which shows the number of large buildings in each city 
classified by their storeys. The large buildings with three and more storeys in
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Tsuruoka  (D.I.D.*  population:  46,000) are about two  and a half times as many as 
those of Furukawa  (DID. population: 19,000) and, although the D.I.D. population 
of Sendai is about three and a half times that of Yamagata, the large buildings with 
six and more storeys in the former are about ten times as many as those in the 
latter. Namely the differences in the number of large buildings are larger than 
those of population. 
   (2) Ownership type of large buildings 
   The owners of large buildings are classified generally into three groups. They 
are (1) the national government or local self-governing bodies, (2) corporations or 
organizations with their objectives of non-profit activities and (3) private enter-
prises. 
   As is shown in Table 2, the rates of large buildings owned by the national 
government or local self-governing bodies, the public institutions, against the 
total number of the large buildings become smaller as the city size becomes larger. 
Namely the participation of public buildings in forming the areas in which large 
buildings concentrated within cities is much larger in small cities than in larger 
cities, and in the latter, the large buildings owned by private enterprises are 
more of importance in forming such areas. Changes in the relation between the 
public buildings and private buildings can be seen clearly in the case of Sendai, 
in which many large buildings have been constructed since about 1955 in accordance 
with Japanese encomic revival after the Second World War. In Sendai, there were 
only several large buildings before 1955, and only 7 large buildings with four and 
more storeys were constructed in 1955. However, they amounted to 98 at the end 
of 1960, 450 in 1965 and 701 in 1967. The number of large public buildings were 
5 in 1955, 48 in 1960, 142 in 1965  and 266 in 1967. Though the number at present 
still makes about one  third of all the large buildings in Sendai, their relative 
importance is going down year after year as is shown in fig. 1. 
II. Distribution Pattern of Large Buildings 
   Although the distribution pattern of large buildings in small cities is not so 
clear because of their small numbers, it is clear in the large cities that they are 
concentrated in central part and are scatterd in the outskirts or in the suburbs. 
In Furukawa and Tsuruoka, a few large buildings are scattered in and out of their 
 * Abbreviation of Densely Inhabited District, which is a statistical area in Japanese Cen-
   suses. This is defined as a group of contiguous enumeration districts with a population 
   density of about 4,000 inhabitants or more per square kilometer and whosepopulation 
   exceeded 5,000 or more as of October 1, 1964 when the enumeration districts for the 
   1965 censuses were established.
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Table 2. Number of Large Buidings by the Number of 
and Types of Ownership
Storeys
Number of  Storeys
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built-up areas, and one cannot say that they make the skylines by themselves. In 
Yamagata at least, the concentration of the large buildings along the main streets 
in the central part is found, and more concentration is to be seen in Sendai. 
Differential densities of distribution in four cities are demonstrated in fig.  2-5, 
which are drawn on the same scale to enable to compare one another. In a small 
city as Furukawa as mentioned above, concentration of large buildings is not 
clear, but generally speaking, public buildings such as government offices, schools 
and public apartment houses are located in the outskirts of its built-up area, and 
the private buildings are located along the main shopping street.
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Fig. 2 Distribution of large buildings with three 
 1: Public buildings with three storeys 
 3: Public buildings with six and more storeys 
 5: Private buildings with four and five storeys 
 F.S.: Furukawa railway station
 i
and more  storeys in Furukawa. 
 2  : Public buildings with four and more storeys 
4: Private buildings with three storeys 
6: Approximate built-up area
   Tsuruoka has more large buildings than Furukawa, the former being much 
larger than the latter. Most of the private buildings are along the central shopping 
street, and several buildings are along the new shopping street connecting the 
Tsuruoka railway station and the central shopping street. Distribution of large 
public buildings is closely resemblant to that in Furukawa. Cosequently only 
large private buildings along the shopping streets form the continuous area with 
large buildings in Tsuruoka. In this city, there is no large buildings in the 
business quarter.
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Fig. 3 Distribution of the large buildings with three and more storeys in Tsuruoka. 
 1:  Public buildings with three storeys  2: Public buildings with four and five storeys 
   3: Private buildings with three storeys 4. Private buildings with four and five storeys 
   5: Private buildings with six and more storeys 6: Approximate built-up area 
   T.S.: Tsuruoka railway station 
   In Yamagata, considerable large buildings are concentrated in civic center to 
form C.B.D., in which several large public buildings, the department stores and 
the rental buildings used as business offices and retail shops are located. All put 
together, they make a distinct skyline. The large public buildings scattered in 
the outskirts have the same function as those in Furukawa and Tsuruoka. 
   As to Sendai, the author indicates its central part in fig. 5, though there are 
also many large buildings,  especially public buildings in areas which are not shown 
in this map. As is shown in this map, there are many large buildings along 
Higashi-ichibancho, the central shopping street in Sendai, and in front of the 
Sendai railway station. Although there are plenty of private buildings in Higashi-
ichibancho, most of them are owned by retail merchants and are smaller in scale 
and lower in height than those in front of the Sendai railway station owned mainly
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Fig. 4 Distribution of the large buildings with four and more storeys in Yamagata. 
 1: Public buildings with four and five storeys 2: Public buildings with six and more storeys 
 3: Private buildings with four and five storeys  4: Private buildings with six and more storeys 
 5: Approximate built-up area  Y.S.  : Yamagata railway station C: the site of a castle 
 Circles with bar are rental buildings
by the real estate agents and banks. Compared to Yamagata, more public build-
ings except schools, universities and apartment houses are in the civic center of 
Sendai to form a government quarter there. There are not many large buildings 
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Fig. 5 Distribution  of  large buildings with four and more storeys in  c, 
 1: Public buildings with four and five storeys 2: Public buildings  1 
 3: Private buildings with four and five storeys  4: Private buildings 
 S.S: Sendai railway station, H: Higashi-ichibancho, central shoppin 
 street. 
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gashi-ichibancho, central shopping Street. K: Kokubuncho
buildings with four and
expanded to the east, toward the Sendai 
ichibancho after the Second World War.
railway station across the Higashi-
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III. Use of Large Buildings 
   (1) Use of public buildings 
   The large buildings owned by the national government or local self-governing 
bodies in each city are used for rather simple functions; they are the government 
offices, schools or  universities, hospitals, library, museum and apartment houses 
(table 3). The apartment houses can be classified by their characters into two 
groups; the apartment houses established for low income families and those 
exclusively for public employees. 
 Table  3, Use of Large Public Buildings, 1968
             {Central Government offices                    L ocal 
 Schools  . Universities 
Hospitals 
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: Buildings with three  and more storeys  Source:  Author's Surveys 
 ff four  ff 
 six  ff 
   They account for one third to two thirds of all public buildings in three cities 
except in Sendai. It is a part of the policy to encourage the construction of fire-
proof and earthquake-proof buildings, and at the same time to solve the problem 
of getting extensive land to construct one or two storey houses to rent. As the 
author adopted the large buildings with six and more storeys in the case of Sendai , 
many public apartment houses, which are commonly buildings with less than five 
storeys, were excluded. 
   The large buildings of schools, universities and apartment houses are scattered 
in the periphery of the built-up area or in the suburbs, therefore they are not of 
importance in making the areas in which many large buildings are concentrated 
within the city. In contrast to this, the buildings of the government offices are 
located in the central part of the city, and accordingly they make an important 
element in making such areas in the civic center. Especially in Sendai, various 
local branches of the national government in charge of the whole of Tohoku , as
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well as local self-governing bodies such as Miyagi prefecture and Sendai city offices 
have large buildings of their own in the central part. There are several large 
buildings of this kind also in Yamagata, while there are no such buildings in 
Tsuruoka and Furukawa. This feature reflects the difference in functions of each 
city. Among local branches of the governments in  these cities, a clear hierarchical 
structure is observed. 
   The large buildings owned by the corporations or the organizations are few 
in all of the four cities. They are the offices of agricultural cooperatives, the 
architectural cooperatives, the medical or dental associations, or the place of 
assemblage constructed for the development of mutual friendship of the members, 
exchange of information, and for their respective activities.
   (2) Use of private buildings 
   Type of ownerships and use of the private buildings are more diversified in 
contrast to the case of public buildings. 
   (A) Ownership types 
   Industrial classification of enterprises that own the private large buildings 
reveals that the retail merchants including the department stores and the finance-
and insurance institutions occupy the majority of them in Yamagata , Tsuruoka and 
Furukawa (table  4). Though those owned by the retail merchants are much more 
than those owned by the finance-and insurance companies , buildings of the former 
are commonly inferior to those of the latter in the number of storeys and also in 
scale. Then, buildings owned by the retail merchants do not play so important a 
part in forming the areas with large buildings as one may expect from their number. 
On the other hand, in Sendai, when large buildings are classified by ownership , 44% 
belong to real estate business, and unlike in other cities the share of retail 
businesses and finance-and insurance companies is low. 
   The problem next to come is, whether the capital for the construction of the 
large buildings belongs to the city in question or to somewhere else. Except in 
Furukawa, local enterprises with their head  offices within the cities own more 
large buildings than those with head offices outside the cities. And the larger 
the city size, the more are the rate of large buildings owned by local enterprises in 
all the large buildings in the city. 
   Another type of ownerships and use of large buildings is "rental building". 
In this paper, the author uses this term to mean a building of which a half and 
more of all floor area is rented to various offices, retail stores and restaurants . The 
rental building business is carried on only in the civic center of a large city . What 
allows their existence in local cities seems to be the expansion of large enterprises
Table 4.
 Skyscrapers in Several Cities in Tohoku 
Location of Head Offices of Enterprises  owing Large 
  Private Buildings by  Industries,  1968
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 0  ff six  ff 
in large cities into local centers in order to collect  information or to secure bases to 
control the local market. Consequently the demand for rental buildings is large 
in local cities in command of large areas. 
   In Sendai, 33 out of  50 large private buildings with six and more storeys are 
rental buildings. In Yamagata, the number of the rental buildings is one third 
of all large private buildings. There is no rental building in Tsuruoka, but there 
are some private buildings offering only a part of their floor to rent to such 
enterprises as  offices, restaurants or retail stores. In Furukawa, there is no cases 
as seen in Tsuruoka at  all, and all large private buildings are occupied by their 
owners exclusively. 
   As to the places of the head offices of these enterprises, most of the finance-
and insurance companies with large buildings in  these four cities, are local 
branches of companies in Tokyo, and a few of them in Osaka (table 4). The build-
ings owned by the manufacturing companies in Tokyo and Osaka are not their 
factories but their branch offices. On the other hand, the head offices of real 
estate businesses and retail merchants are in the cities concerned.
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   Though enterprises out of the cities own only about one  third of all 
private buildings (table  4), most of larger buildings belong to them. Thus, their 
role is rather important in making the areas with large buildings within cities. 
   (B) Use of large private buildings 
   The ways in which large private buildings are used are more diversified as 
well as their ownership than in the case of public large buildings. They are 
classified into three groups by the ways of their use. They are (1) the buildings 
in which all the floors except the ground floors are occupied by the offices, (2) 
the buildings occupied by the retail stores and the restaurants including bars, and (3) 
the buildings occupied by various facilities such as offices, retail stores, restaurants , 
movie theatres, hotels, amusement clubs and so on. However, in the latest case, 
a certain storey has its own peculiar use, in common, for example, the rooms in 
the ground floor are used by the restaurants and bars, the first storey often by 
the retail sotres, banks, finance-and insurance companies, and the other storeys 
by various kinds of offices, hotels, halls etc. 
   Each type thus classified also reflects its location in city structure, that is, 
the "office buildings" are often in C.B.D., the buildings of retail stores and 
restaurants in the central shopping center and those of compound functions 
between them. 
   Taking Sendai as an example, let us review the use of large private buildings 
by storey (fig. 6). Enterprises such as offices, retail stores and restaurants and 
many kinds of organizations settled in 50 large private buildings  in this city 
amount to 786 in total in Aug. 1968. There is a wide range in the areas they occupy; 
certain banks and insurance companies occupy two or three entire storeys. On the 
other hand, some companies share only one room in partnership with another 
company. As is shown in fig. 6, uses of floors by storey of large private buildings 
in Sendai are summarized as follows; 
   (1) The ground floors are occupied exclusively by the restaurants, bars and 
tea rooms. The entrance to the rooms in the ground floor is often separated 
from the front doors of the buildings so that the shops can be engaged in business 
till late at night when the rest of the building is closed. 
   (2) In the first to the eights storeys, it is the business offices that occupy the 
most extensive area. However the rate of the area they occupy in respctive 
floor is larger in the storeys from the second to the sixth, the ratio is low in the 
first storey and storeys upper than the seventh storey. This feature can be 
explained as follows; the first storey is usually occupied by the retail stores as is 
natural by their nature, and in the storeys upper than sixth there are often the 
restaurants and the hotels taking advantage of the merit to command a good views.
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Table 5. Number of Main Users of Large Private Buildings 
 by the Location of their Head Offices, 1968
Offices 







 3 3 
 1
 Tsuruoka  0
 a) 























 7:1  -(5'
.-^ 
 0 
  (-) -4, 

















Buildings wi th three 
  four 
  six
and  more storeys Source : Author's surveys
120 S. OGASAWARA
   It is common with the four cities discussed in this paper that large private 
buildings are mainly used as the offices, restaurants and retail stores. 
   (C) Location of head offices of the users of large private buildings 
    Four further analysis, business offices, restaurants and retail businesses are 
selected, because these three make up the great  majority of the users of these 
buildings. Then,  they are classified into those with their head offices within the 
city and outside. Among the users of the buildings, majority of them have their 
head offices outside the city concerned. This is largely in accordance with city 
size. For example,  467 out of 569 offices in these buildings in Sendai have their 
head offices out of Sendai. There are about 2,000 branch offices in Sendai, 
namely about a quarter of them are acommodated in these large buildings. 
   Some offices in Yamagata, Tsuruoka and Furukawa have their main branch 
offices in Sendai, in addition to those with their head offices in Tokyo or Osaka. 
In contrast to this, many restaurants have their head offices or head stores in the 
cities in which they are located. As to the case of the retail stores within these 
buildings, the same feature can be seen. 
Conclusion 
   Concentration of large buildings in the civic center is one feature of the 
modern cities. This porcess will continue and be accelerated in the future not 
only in giant cities but also in local cities. For the understanding of the 
characters of the city and its civic center, the author thinks it is indispensable to 
study the geographical aspects of the large buildings concentrated in the civic 
center from the morphological view point as well as from the functional view 
point. 
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